Lower Boylston Street Developments




199 — 201 Boylston Street (In Construction)

SCS Development LLG, is currently constructing three attached townhouse style buildings with two units
each for a total of six units. The building will have three levels above grade and one below. They are to
be built behind the existing two-family house. The townhouses will be located along the eastern
property line, facing the Boylston Street Playground. Each unit will contain two floors of living space.

The project also includes the renovation of the existing two-family dwelling facing Boylston Street. The
lot at 199-201 Boylston will be combined with the lot at 15 Leverett Street, on which 8 parking spaces
will be locatedfor the use of the residents. The parking spaces will be accessed from Cameron Street.

As a result of feedback from the Parks Commission, the applicant has added a tenfoot planted strip
straddling the lot line between the property and the Boylston Playground that is partially on the side of
the townhomes and partially on the park property. The townhomes will no longer be attachedtothe
two-family house and have also been reduced in height from 4 stories to 3. The applicant also proposes
improvements to the Playground.

In response to feedback from the neighborhood and the ZBA, the applicant has increased the setback
along Cameron Street to create a green edge buffer along the path to Boylston Street Playground. The
buffer will include bike parking.

Dimensiona Required/ . .. i
eauireme Allowed Existing Proposed Relief
Setback between Special
Residential 60 feet n/a 8.10 feet P -
- Permit
Buildings
Minimum Lot Size 10'90,0 et n.ew n/a 8,890 Variance
additional units)
FAR 1.0 .55 1.46 Variance




- . 33.7 feet max (Boylston) .
Building Height 40 feet 25 feet 40 feet max (Cameron) Complies
Front Setback 15 feet 9.75 feet 9.75 feet (Boylston) Variance
10 feet (Cameron)
Side Setback 10 +1/10 = 19.8 12 feet 6 feet (park) SpeC|.aI
feet 10 feet (Leverett) Permit*
Usable Open 20% (2,600 :
none none Variance
Space square feet)

Parking Spaces 16 n/a 8 Variance

Parking Area Special
Setback 10 feet n/a none Permit*

Section 5.09.2.a and d: Design Review

4. Community and Environmental Impact and Design Standards

Multiple dwellings with four or more units as well as all buildings on Boylston Street require a
special permit subject to the design review standards listed under Section 5.09.4(a-I). The
relevantsections of the designreview standards are described below:

A. PRESERVATION OF TREES AND LANDSCAPE

There are no mature trees on the project site, with the exception of a Norway Maple located on
the property line shared by the Boylston Street playground. Limited amounts of Japanese Yews,
along withtwo invasive maple trees are located on or near the property line on the Boylston
Street Park property. They are proposedto be removedin order to allow for the new park edge
improvementsto be implemented. Anumberof improvements forthe Town’s park are being
proposed. A “green edge buffer” will be created. This will consist of a new planting bed and
plantings at the property line to provide a lush green edge along the residential edge of the
park. The current edge is generally a relatively sparse collection of invasive species, dirt, grass,
and bituminous walks. Any improvements along the park edge will be coordinated with the
Town’s Parks and Recreation Department and outlinedina comprehensive planfor
construction.

B. RELATION OF BUILDING TO ENVIRONMENT
The proposed project is a product of input resulting from multiple meetings with the Town and
the direct abutters. The townhouse componentis three stories above grade and will be less



than 40’-0” in heightas defined by the Town of Brookline Zoning Code. They will also step
gradually up toward Boylston Street which isroughly 5'-to-7" higherthan Cameron St to the
rear. Placing the townhouses alongthe park edge allows the rear areas of the abutting lots to
be screened from the publicview from the park. This will allow the publicpark edge to be more
controlled and less exposed to the ins-and-outs of vehicularand pedestrian traffic. Moreover, a
deeperand generously planted edge buffer (approximately 10'-0” in overall depth) will allow
delineation between park and residential areathrough a natural landscape planted edge,
instead of the visually porous chain link fence which currently exists. Previous versions of the
proposal included a new, multi-story building along Boylston St in lieu of renovating the existing
two-family structure on site. The decision to keep the existingtwo-family structureisa direct
response to abutters concerns for historicresources.

C. RELATION OF BUILDINGS TO THE STREETSCAPE AND THE NEIGHBORHOOD

Much of the existingresidential fabricis comprised of 2-1/2 to 4-story buildings. The project is
proposing 3 stories of livingabove grade whichis consistent with the height and proportion of
the existing neighborhood. The proposed scale and heightdoes not compete with the scale and
height of the old Lincoln School directly across from the site on Route 9. In addition, the street
edge along Boylston Street (Route 9) will be maintained through the renovation of the existing
2-family structure. The material palette forthe new construction is a modern interpretation of
historic materialsinthe surrounding neighborhood. Materialsincluded are cementitious panels,
painted aluminum wood clad windows, painted aluminum sheet metal, and cast in place board
formedtextured concrete. Additional modern materials such as natural Ipe wood were
selected to provide a softer, more interesting edge to the abutting park and alsoto be
consistent with the earth tone materials.

D. OPEN SPACE

While openspace, as definedinthe Zoning Code, cannot be conserved due to access and
maintenance requirements of the project, much effort has been put forward in proposing
enhancementsto the openspace adjacent to the park edge. Section A describesthe items
proposed for this portion of the project. While the enhancements are not on the project
property, they will be implemented with the understanding that the improvements are
beneficial for both the project and the Town.

E. CIRCULATION

Vehicularand pedestrian site access will remainin their general locationand will be upgraded
to provide more consistentand attractive materials. An existingcurb cut at Cameron Street will
be utilized forthe vehicular access serving 9 Leverett Street. 15 Leverett Street will be
combined with 199-201 Boylston St lot to provide as much parking that is possible on-site.
Previousversions of the proposal included parking below the townhouse components, in
addition to the (8) parking spaces along Cameron Street. The decisionto remove the parking
level at the Townhousesis a direct response to the abuttersand Town discussions on building
heightand impact on the park. This resultedinlowering the townhouse componentby a floor.



F. STORMWATER DRAINAGE

Itis the projectintent to comply with Article 8.25, and all regulations regarding runoff,
groundwater, and storm water management on site. A civil engineerwill be engaged for the
design of these systems which will be included in the construction documents for the project.

G. UTILITY SERVICE

Utility service will be underground as indicated in 5.09.4.G. No new or additional trash or
recyclingbins will be located outside of the existing two-family building. All new construction
unitswill be provided with trash and recycling on site, which the residents will move to the
appropriate area for pickup by the Town.

H. ADVERTISING FEATURES
The address for the units will be displayed at location visible from the public way. There is no
intentto provide anything more.

|. SPECIAL FEATURES
There are no special features proposed for the project based on our understanding of 5.09.4.1.

J. SAFETY AND SECURITY

All areas withinthe new construction and site, both interiorand exteriorare designedto
provide safe and easy egress, fall protection, and fire life safety as required by the International
Building Code with Massachusetts Amendments.

K. HERITAGE

The existingtwo-family structureisto be renovated and is a response to abutter feedback. It is
the intent of the projectto preserve the historicintegrity of the existing structure. The existing
garage located on site was deemed to not be historically orarchitecturally significantand may
be demolished, as perthe Certificate of Non-Significance dated December 20, 2018 for
application # D2019-38.

L. MICROCLIMATE

Rooftop condensing units for the townhouse units will be located in the center of the roof in
order to minimize views. It will be screen roof locations and screened by a tall parapet
wall/guard. It is the intent of the project to comply with all Noise Control requirementsofthe
Town By-law.

M. ENERGY EFFICIENCY

The new construction of the project will be designed to meetor exceed the requirements as
noted inthe Massachusetts Stretch Energy Code. Thiswillinclude high-performance exterior
wall assemblies and fenestration, high efficiency lighting systems, mechanical systems, and
plumbingfixtures, amongothers.



Inclusionary Zoning

In accordance with Section4.08 of the Zoning By-Law and guidelinesregarding “Cash Payments
in Lieu of Affordable Units,” approvedJanuary 7, 2004, and with the choice of the applicantto
make cash paymentin lieu of providing affordable units, the owner of the property shall make
the following payment to the Brookline Housing Trust and provide the following documentation
before the Town’sissuance of a certificate of occupancy for the project:

A sum equal to 3% of the Market Value for the property (as determined by the Assessor’s
Department of the Town per the Town’s guidelines for “Cash Payment in Lieu of Affordable
Units”) minus $750,000 providedto the Town of Brookline inthe form of a bank check, certified
check or a check drawn on an Attorney Client’s Fund Account, payable to the Brookline Housing
Trust.

Should the property be subsequently converted and sold as condominiums, the developer,
or any subsequent owner, shall make an additional trust payment as a condition of the transfer
of each condominium, calculated per the Town’s guidelines for “Cash Paymentin Lieu of
Affordable Units”.

Prior to issuance of a building permit, the owner shall execute a mortgage, escrow
agreement, letter of credit or other documentation approved by the Director of Planningand
Community Developmentto secure the cash paymentsrequired by this condition.



20 Boylston Street (In Construction)

Kenwood Builders is currently constructing a 24,000 square foot, four-story, 45 foot high building
consisting of retail space on the ground floor and 14 residential units placed on three stories. There will

be 36 on site parking spaces. 12 of the parking spaces are surface spaces for the commercialunit and 24
are garage spaces for residents.

The building featuresa prominent rounded corner with an entrance to the commercial space. Thereis
an additional entrance to the commercial and residential portion leading from the surface parking lot.
On Walnut Street, thereis also a residential entrance. Due to a changein grade on the site, the Walnut
Street elevation is located higher than the Boylston Street elevation allowing for a common patio area
thatis at grade on Walnut Street but is located above a portion of the surface parking spaces and above
the entrance to the parking ramp and a trash room. The 20 foot wide parking ramp leads to a below
ground parking level with 24 spaces, an elevator entrance, mechanical space and bicycle storage.

The commercial unit will contain 3,850 square feet. Itis currently being proposed as a showroom space
for the applicant, Kenwood Builders. The residential units will consist of four one bedroom units, five
two bedrooms units and five three bedrooms units. The roof will have private decks for each of the top
floor units.

The building will be designed with textured brick, decorative moldings and stainless steel panel accents.
The residential element of Walnut Street was incorporated into articulated window sills and header
trims work in conjunction with the small balconies on the first and second residential floors with
decorative railings. In contrast, the High Street and Boylston Street facades continue with the Brookline
commercial vernacular by adding tall retail windows to promote street activity and community interest
in this prominent commercial zone.

The applicant is also proposing to give portions of the property to widen the existing sidewalks around
the site. This will create 10.5 foot sidewalks around most of the site with 17 feet at the widest point



provided at the corner betweenthe retail entrance and the intersection. The applicant will provide
street trees and plantings along all three frontages.

FAR 2.0 1.98 Complies
Height 45 feet 45 feet Complies
Front Setback none 0-10.3 feet Complies
Rear Setback 10+1Lé_170 - 39.7 feet Complies

Section5.09.2.aand d: Design Review

4. Community and Environmental Impact and Design Standards

Multiple dwelings with four or more units as well as all buidings on Boylston Street require a
special permit subject to the design review standards listed Gmaidion 5.09.4(@#). The

relevant sections of the design review standards are described below:

a. Preservation of Trees and Landscape:

The lot contains approximately 9 mature trees and several smaller trees and shrubs. Several are
in distress or have died. All of thesees will be removed during construction; however,

appropriate and complementary landscaping wil be replaced after the construction and further
developed through the public hearing process.
discuss the propas The applicant wil maintain communication with the Arborist throughout

the project and appear before the Tree Planning Committee for approval of all public shade trees.
The final landscaped lot will be more in harmony with the landscaping of othem kits

neighborhood than the current site. The applicant will plant street shade trees along Boylston
Street (with DOT approval), Walnut Street and High Street. There will be smaller pockets of
shrubbery and plantings as well. The Walnut Street plazahandof decks wil be

professionally landscaped. Soil removal and grading will be required for construction of the

lower level parking garage, however the grade at Boylston Street, High Street and Walnut Street
will remain the same.



b. Relation of Budings to Environment:

The Building is designed to complement the natural features of the lot and relate harmoniously
with the neighboring properties. Specifically, the abutting buildings along High Street and
Walnut Street are large brick buidings advae the Brookline Fire Station across High Street.
The Buiding wil be approximately the same height as the closest abutter on Boylston Street.
The proposed building is also down gradient to the existing abutting buildings. The primary
shadow impact Wibe into the intersection of Boylston Street and High Street.

c. Relation of Buildings to the Form of the Streetscape and Neighborhood:

The proposal is a-dtory mixed use building incorporating traditional brick and stone materials

and details. Therwil be some metal accent features. The roof is landscaped. The proposed
building sits at the intersection of Boylston
intersection. The Building wil be within the zoning setback requirements and comphaliwith
dimensional zoning regulations. The existing curb cut which is farthest from the High Street
intersection wil be utiized for access to the property and the curb cut closest to the intersection

is intended to be closed. The Buiding wil be situatadhe High Street side of the lot and have

an intersection facing orientation, which 1s
Boylston Street. The setbacks wil be greater than several of the other properties in the
neighborhood.

This propsal is less than the 2 maximum FAR allowed in the zoning district which is in

harmony with the neighborhood. At the request of the neighborhood during the Design Review
process, the buiding has been setback from the property line an additional 3 fgédigion

Street and 4 feet along Boylston Street beyond the zoning requirements to allow for street trees
and provide wider sidewalks.

d. Open Space:
The proposal complies with open space requirements and landscaping features wil be properly
maintained.The proposal provides more open space than is required by the Zoning Bylaw and a

large common raised plaza wil be constructed to allow for outdoor gatherings for the residents.

e. Circulation:

The proposal will have no adverse impact on vehiculaycls or pedestrian circulation and
provides for adequate interior circulation for use of the garage.

f. Stormwater Drainage:
The Applicant has and will continue to work with the Building and Engineering Departments to
ensure adequate storm water management is provided.



g. Utiity Service:

The Applicant has and wil continue to work with the Building and Engineering De@ats to
ensure adequate utiity services are provided.

| Safety and Security:

Adequate measures will be implemented to ensure the safety and security of the Building.

k. Heritage:

The current structure is a one level, box style Dunkin Donuts applcant designed the

Building in an effort to ensure there wil be no removal or disruption of historic, traditional or
significant uses or structures on the site or adjacent properties. The Building is intended to
respect the commercial nature of tlghborhood on Boylston Street, but also the residential
nature of High Street and Walnut Street.

l. Microclimate:

The Building will have no significant adverse effects on the microclimate. The proposed building
design has areduced heat island effesdéss dark pavement wil be present and the roof area is
landscaped or decked.

m. Energy Efficiency:

The proposed construction will make use of all stretch code compliant building materials and in
many instances exceed the recommended energy efficgndelines.

InclusionaryZoning

In accordance with Section 4.08 of the ZoninglIBg w and guidelines regard
in Lieu of Affordable Units,”’ approved Octobe
make a cash payment in liexd providing affordable units, the owner of the property shall make

the following payment to the Brookline Housing Trust and provide the following documentation

upon the sale of each unit:

A sum equal to 9.00% of the adjusted sales price of the unitajaeties price, including the cost

of all parking, less an exemption deduction of $125,000) shall be deducted from the net proceeds
due the seller for each of the fourteen units at 20 Boylston Street, and provided to the Town in

the form of a bank checkecr t i fi ed check or a check drawn on
Account, payable to the Brookline Housing Trust.

If any condominium unit(s) is/are rented by the owner instead of sold, the cash payments relative
to the units being rented shall be immediatélye and payable, unless, upon a request by the
owner doe to a significant change in market conditions, the Director of Planning and Community
Development approves a different schedule of payments.



Prior to issuance of a building permit, the owner shadiceiie a mortgage, escrow agreement,
letter of credit or other documentation approved by the Director of Planning and Community
Development to secure the cash payments required by this condition.



223-229Boylston Street(Proposed)

The applicants/owners, Shawn Nightingale and Jay Jakubowski, are proposing to demolish both of the
existing structures on the site and replace them with one 3-story building with 8,416 SF to contain 5
condominium-style dwelling units. Unit sizes would range from 1,268 SF to 1,507 SF with one unit on the
first floor and two units eachon the second and third floors. A private terrace is provided for unit 1
(ground floor) and acommon terrace is provided for the other units.

Open space would be provided in the rear of the site and some landscaping would be provided along the
front (Boylston Street)and side (Leverett Street) of the building. An underground parking area
containing 10 spaces would be accessed via an entrance drive from Leverett Street. Current vehicular
access to the site is from Boylston Street and the applicant would close that curb-cut.

: Required/ - .
ZONING: M-1 (CAM
Allowed Existing Proposed Relief
7,0(20 (3,000 fot
g
Lot Area (sq ft.) Looo f‘gg | 8416 8,416 None
additional)
. 1.0/ 100% 0.49 / 49% 1.00 / 100%

Floor Area Ratio 8,416 sf 4,171 sf 8,416 sf Hone

Height (feet) 40" Unknown 397" None
Setbacks (feet)
U Front (Boylston) 15 7 15
U Front (Lewerett) 15 13.7 15 None
U Side 10+L/10 (15.6) 1.75 15.6
U Rear 30 45 30




Open Space

U0 Landscaped 10% 19% 22.5% None
i Usable 20% 11.5% 26%
Parking 10 (2 per unit) 6 10 None

Design Review

The proposal includes 4 or more units on the premises and is therefore subject to Design
Review. The applicant has submitted an impact statement as required by Section 5.09 of
the Zoning By-law that addresses the criteria for Design Review.

InclusionaryZoning

At the current time, this property does not fall under the regulations of the Town’s Inclusionary Zoning
Bylaw because it contains five units which is under the current minimum threshold of six units for the 1Z
By-law to be effective. Currently, thereis a Warrant Article to lower the IZ threshold to four units which
if there is a ZBA decision for this property made after this update to the I1Z Bylaw, the property will need

to follow these new requirements.




Audi Site - 308-328 Boylston Street(Completed)

Herb Chambers of Brookline demolishélaeir existing onestory showroom portion of the

building and construetd a new, twestory addition for a new showroom and offices. A new
service reception areasbuilt andcontairs space for four cars, with officgpace above. The

new showroom i28 feet high, and theervice reception areasghtly lower. The dealership
portion of the building isvrapped in silver corrugated, perforated rainscreen cladding to comply
wi t h s Mandated image program.

Before the renovation, thexisting icense for the dealership allowe to 140 vehicles to be

parked outside. A total of 174 vehicles aosv allowed including 76 spaces within the

building, 55 on the exterior parking lot, seven exterior customer spaces in front of proposed sales
area, six exterior parallel employee spaces along the outside of the building abutting E. Milton
Road, and approximately 3paces on land to the east side of the building leased from
Eversource.At that time of application, herewere60 employeesand 10 additional staff were to

be added.

Section 5.43 — Exceptions to Yard and Setback Requlations
Section 5.70 — Rear Yard Stack

Dimensional Requirements Required Proposed Relief
Rear Yard Setback (for new service 10 to 20
reception building between the 20 feet feet Special Permit*

parking lot and the building)

* Under Section 5.4 3the Board of Appeals maywaive yard and setback requirements if a
counterbalancing amenity is provided.



Section 6.06.2 and 6.06.7 — Off-Street Loading RequiremertsAn increase in gross floor area
by 5,000 square feet or more requires that the additional gross floor area shall be counted
towards offstreet loading requirements.

Requirement Required Existing Proposed Relief

Special

Off-Street Loading Zone 1 0 0 Permit*/VVariance

* The number of required loading bays may be reduced by special permit from the Board of Appeals where the
adequacy of the reduced number of loading bays can be demonstrated.

Section 5.09.2 aand h — Environmental Impact and Design Review

All exterior changes to a structure on a lot fronting on Boylston Street shall require a
special permitsubject to the design review standards of Section 5.09. The relevant
sections are outlined below:

a. Preservation of Trees and Landscape There are a number of mature trees

bordering the site along the rear lot line. The applicant plans to save all existing trees to
the greatest extent possible. The new showroom wil have a long triangle of low
landscaping betweethe front facade and the sidewalk. The existing landscape strip
bordering the Boylston Street side of the parking lot wil be cleaned up, and dead or
struggling plant materials will be replaced.

b. Relation of Buildings to Environment The height of thexew showroom wil be

280" , and the service-0t et ewe-stoyportprbadtheéBon  wi | |
existing building (scheduled to remain) will stil be the tallest part of the building. The

front of the building faces north so it does nottsdsmdows on the property of the

residences behind (East Mitton Road).

c. Relation of Buildings to the Form of the Streetscape and Neighborhood Building
heights in the immediate area vary greatly from three story wooden houses at the rear to
the sixstory apartment building across the street.

d.OpenSpace Al mo st of the |l andscaped open space 1is
frontage in order to aximize its visibility, except there is some landscaping along the
rear property line.

e. Circulation Vehicular circulation through the site is being changed. The new

service courtyard and reception area (accessed via a modified existing curb aut locati

on Boylston) wil provide a centralized point for service customers to pull their vehicles

directly into the building where they will be greeted by Audi Service Staff. The
applicant’ s goal is to Iimprove tha&aedcustomer e
to the current approach where customers first park in the parking lot, and then walk into

the facilty to request service at the service counter drive in. The existing curb cut on

Cypress Street will be maintained for access for those approachipgopesty



westbound on Boylston Street, as well as directly from Cypress Street. The project wil
also maintain the existing curb cut on the east end of the property along Boylston Street
which provides direct access to the leased employee parking aréze $arn and
showroom.

f. Stormwater Drainage The facilty is currently served by an existing storm drain
collection and conveyance system for the parking lot and roof areas. That system
connects to the town drainage system within Cypress Streetlassviiee state drainage
system within Boylston Street. The project is considered a redevelopment under the
Massachusetts Stormwater Regulations and will result in an overall improvement in
water quality through the implementation of modern deep sumpgetocdtch basins

and water quality inlets to provide pmeatment of the runoff prior to entering the-off
site storm drainage system.

g. Utility Service Electric, telephone, cable TV and other such lines and equipment
exist and serve the existing fagii These services are being assessed and any
necessary upgrades to serve the upgraded building wil be designed to be underground
from the source in the Boylston Street and/or Cypress Street to the building. Should a
new transformer be needed, screenin be provided.

h. Advertising FeaturesAnAudis t andar d pylon s-0fgntadappr awxi mat
be located just west of the main curb cut to the parking lot in front of the new Service

Reception. Buidingnounted signage wil include threesetso® Aud i rings?”, one
on the west, north and edating facades of The Showroom. The ndebing facade

wi || have a sign that reads” Audi Brookline”.
entrance to Service Reception that reads “Aud]

J. Safety and Security There will be security lighting, and the existing roling security
gates are planned to be retained, with minor modifications. This is needed for security
on the property.

k. Heritage A demolition permit for the current showroom wagsplied for in April
2017. A Certificate of Naibignificance was subsequently issued by the Preservation
Commission.

I. Microclimate Roof top HVAC units are planned and screening is anticipated for
these units. They wil meet the Noise Control prowisio

m. Energy This project wil meet or exceed stretch codes for energy efficiency.
Exterior lighting wil be set to operate on photocells and time clocks, with lighting
levels reduced to approximately 50% after hours. All lighting will be LED type,
plumbing fixturesand mechanical equipment wil be high efficiency. Building
materials will be evaluated on their environmentally friendly basis.



